
 
 

                                        Building Conservation-Ecology-Archaeology 

MEMORANDUM 

 

To: Jay Smith,  Planning Officer 

From: Val Robson, Building Conservation Officer 

Date: 28/3/2019 

Reference: 19NP0023 

 Address: Gardeners Cottage, Harbottle, Morpeth, NE65 7DG 

 Proposal: Construction of a detached garden room.  

Comments/Significance 

 Gardeners Cottage is a grade II listed cottage, which dates from 1829 by John Dobson and 
was formerly the garden cottage to Harbottle Castle. It is of ashlar stone with a Welsh slate roof. 
It is located in the settlement of Harbottle within the Northumberland National Park.  

The proposed detached garden room is to be sited to the north of the listed building adjacent to 
the northern boundary of the site. It is to be of natural cedar cladding with a dark grey flat roof 
and dark grey windows and doors. This part of the garden area is well screened by trees and 
hedgerows and whilst a number of overhanging tree branches are to be pruned, no trees are to 
be felled.  

Legislative Framework and Policy 

In providing comments on applications Building Conservation has regard to Section 16 (2) and 
Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 which advise 
that in considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic interest 
which it possesses. 

In addition, the NPPF is a material Planning consideration in the assessment of the application. 

Section 12 of the 2019 NPPF is about achieving well-designed places. 

Paragraph 124 of section 12 advises that the creation of high quality buildings and places is 
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fundamental to what the planning and development process should achieve. Good design is a 
key aspect of sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities. 

Paragraph 130 of section 12 advises that permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and quality of an 
area. 

In addition, section 16 (Conserving and enhancing the historic environment) of the 2019 NPPF 
is a material Planning consideration in the assessment of the application. 

Paragraph 193 of the NPPF advises that when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be given to 
the asset’s conservation. 

Paragraph 194 advises that any harm to, or loss of, the significance of a designated heritage 
asset (from its alteration or destruction, or from development within its setting), should require 
clear and convincing justification. 

Paragraph 195 advises that where a proposed development will lead to substantial harm to (or 
total loss of significance of) a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 
achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 
a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no viable use 
of the heritage asset itself can be found in the medium term through appropriate marketing that 
will enable its conservation; and c) conservation by grant-funding or some form of not for profit, 
charitable or public ownership is demonstrably not possible; and d) the harm or loss is 
outweighed by the benefit of bringing the site back into use. 

Paragraph 196 advises that where a development proposal will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be weighed against 
the public benefits of the proposal including, where appropriate, securing its optimum viable 
use. 

Historic England’s Historic Environment Good Practice Advice in Planning: 3 The Setting of 
Heritage Assets 2015 should also be taken into consideration in the assessment of this 
proposal. 

Assessment of Development Proposals 

Building Conservation consider that the proposed garden room, which is to be sited adjacent to 
the northern boundary of the site, at the furthest point away from Gardeners Cottage, would not 
cause any harm to the setting of this important grade II listed building. It is to be constructed 
from natural cedar cladding with a dark grey flat roof and dark grey window frames and doors 
and hence is considered to be of appropriate colours and materials to blend with the landscaped 
garden setting. It is well screened by existing trees and hedgerows and hence would not have a 
dominating impact upon its surroundings.  

Conclusion 
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Building Conservation do not consider that the proposed garden room would cause any harm to 
the setting of the grade II listed building within whose curtilage it is proposed to be sited.  

 

Val Robson 

Building Conservation Officer 
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From: DC Consultation
To: Jay Smith; Laura Garth
Subject: FW: Planning Application Consultation 19NP0023 Gardeners Cottage, Harbottle, Morpeth, Northumberland,

NE65 7DG
Date: 15 March 2019 15:44:16
Attachments: 19PN0023.doc

-----Original Message-----
From: Sue Bolam 
Sent: 15 March 2019 15:19
To: DC Consultation
Subject: Re: Planning Application Consultation 19NP0023 Gardeners Cottage, Harbottle, Morpeth,
Northumberland, NE65 7DG

Sirs

Please see attached response from Harbottle Parish Council.

Please note I took no part in the deliberations

Sue Bolam
> On 14 Mar 2019, at 15:36, NNPA Planning Consultations <dcconsultation@nnpa.org.uk> wrote:
>
> <eCon_Mrs S Bolam - Clerk to Harbottle Parish Council.doc>

DC Consultation, Development Control Consultation
Tel:  (x)
Mob:

IMPORTANT NOTICE - Disclaimer - Officers are expressly required not to make defamatory statements and
not to infringe or authorize any infringement of copyright or any other legal right by email communications.
Any such communication is contrary to ICT policies and outside the scope of the employment of the individual
concerned. Northumberland National Park Authority will not accept any liability in respect of such
communication, and the employee responsible will be personally liable for any damages or other liability
arising.
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		Mrs S Bolam - Clerk to Harbottle Parish Council

		

		



		The Old Mill


Harbottle


Morpeth


Northumberland


NE65 7DQ

		

		



		

		Date :

		14 March 2019



		

		Our Ref :

		19NP0023



		

		Your Ref :

		



		

		Contact :

		Jay Smith



		

		Direct Line :

		01434 611552





Dear Mrs Bolam,


Construction of a garden room at Gardeners Cottage, Harbottle, Morpeth, Northumberland, NE65 7DG

I enclose details of the above application, and your Council's views are invited.  Please reply, completing one of the sections overleaf, by 4 April 2019.  The application and related plans may also be viewed on our planning website at :


http://nnpa.planning-register.co.uk/plaPlanningAppDisplay.aspx?AppNo=19NP0023.


This Authority welcomes the use of e-mail for the submission of consultation responses, which should be sent to DC.Consultation@nnpa.org.uk.  Since receipt of e-mails cannot always be guaranteed, you are advised to request a “Read Receipt” when sending comments by e-mail.  If replying by post, it would be helpful if you could address your reply to Jay Smith, who is the planning officer dealing with this case, quoting the application reference number.


The law requires the Authority to make its planning decisions in line with the policies set out in the Local Development Framework, having regard to other relevant issues such as National Planning Policy, unless material planning considerations indicate otherwise.  Reasons given for supporting or objecting to an application should therefore be clearly stated and based on material planning considerations e.g. the extent to which a proposal accords with local or national planning policy; the environmental, social or economic impact of the development on the local community, previous planning decisions relating to the property, etc.  Other factors such as personal circumstances of the applicant, matters dealt with under other legislation, private property matters, etc. will rarely provide material planning reasons.


Yours faithfully,


T Gates


National Park Officer


e-mail: DC.Consultation@nnpa.org.uk

Support the application

Reasons: 


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


Object to the application

Reasons: 


..........................…................................................................................................


....The pre-fabricated building is not compatible with the Dobson designed dwelling......................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


No objections

Comments: 


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


..........................…................................................................................................


		Consultee Name :

		Mrs S Bolam - Clerk to Harbottle Parish Council



		Date :

		



		Ref No. :

		19NP0023







Support the application 
Reasons:  
..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

 
Object to the application 
Reasons:  
..........................…................................................................................................ 

....The pre-fabricated building is not compatible with the Dobson designed 

dwelling......................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

 
No objections 
Comments:  
..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

..........................…................................................................................................ 

 
Consultee Name : Mrs S Bolam - Clerk to Harbottle Parish Council 
Date :  

Ref No. : 19NP0023 
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Planning Application 19NP0023 
 
We own the property Squirrel Dene, Harbottle, Morpeth which is the neighbouring house to 
Garden Cottage and on the adjacent boundary where this proposed development will be. 
 
It is a little upsetting that we only found out about this application through a casual 
conversation with a friend in the local pub and have received no official notification of this 
submission. 
 
We object to this application for the following reasons, in no order of priority: 
 

• Proximity to our boundary and the impact of this on the overlooking of our 
property and artificial light impact during the winter. 

• What would prevent the applicant or future inhabitants of this property using this 
structure as an Air Bn’B business and thereby creating another “house” by stealth? 

• If this property will have all mains utilities as detailed in the application, why is it 
not subject to the planning requirements of building “in keeping” with National 
Park guidelines? 

• If the existing inhabitants have realised that they don’t have enough space to 
entertain guests or visiting family members, do you not think they should have 
thought about this when they bought the property several weeks ago? 

• If they have now decided that they require more living space or space for 
entertaining, why do they not extend the existing house to accommodate this? This 
would be far more agreeable to us, providing it was in keeping with the property in 
terms of design and materials used. 

• If this is approved it creates a dangerous precedent within the National Park for 
developing satellite properties in back gardens which does not seem in keeping 
with our understanding of the National Park planning goals and objectives, unless 
these have changed significantly lately. 

 
 
 
Richard & Clare Packer 
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From: DC Consultation
To: Margaret Telfer; Jay Smith
Subject: FW: Planning application 19NP0023
Date: 02 April 2019 07:39:30

 
 
From: Karen Liddle  
Sent: 01 April 2019 20:27
To: DC Consultation
Subject: Planning application 19NP0023
 
Planning Application 19NP0023
 
I own the property Hiwen next door to, and to the west of, Gardener’s Cottage, Harbottle.
 
I wish to make the following comments on the application for a ‘garden room’ at Gardener’s Cottage:
 
1.  Given the size of the proposed building (8.1m x 3.6m x 2.5m), its connection to mains utilities, the presence of a shower room
and the applicants’ intention to use it as overnight accommodation, I see the proposed building less as a ‘garden room’ and more as
a small bungalow.  The addition of some basic kitchen equipment would make it a self-contained property with obvious letting
potential.  Irrespective of whether the current owners intend ever using it in this way the potential would be there and that concerns
me both as a neighbour and in terms of the precedent it could set for the building of letting properties within gardens.
 
2.  It is my understanding that new buildings of a more contemporary design in the National Park should ‘promote and reinforce
local distinctiveness and historic character’.  I cannot convince myself that the design of the proposed building satisfies this
condition, especially when it would sit within the curtilage of a Grade II listed cottage.  Would the design of the proposed building
be acceptable if it was closer to the cottage?  How far away is far enough away for there not to be a negative impact?
 
3.  Currently no artificial light is visible to the east of my property.  The planning application states that the ‘garden room’ will have
‘2 x external brushed up/down lights’.  In addition to these lights, the applicants told me that there will also be a row of lights built
into the canopy at the front of the building.  If this planning application is approved I ask that the site’s location in the
Northumberland International Dark Sky Park is taken into account and that any external lights are fully shielded as described in the
Dark Sky lighting guidelines (https://www.northumberlandnationalpark.org.uk/wp-content/uploads/2017/05/NNP-outside-lighting-
guide.pdf).
 
Karen Liddle
 

DC Consultation, Development Control Consultation
Tel: (x)
Mob:

IMPORTANT NOTICE - Disclaimer - Officers are expressly required not to make defamatory statements
and not to infringe or authorize any infringement of copyright or any other legal right by email
communications. Any such communication is contrary to ICT policies and outside the scope of the
employment of the individual concerned. Northumberland National Park Authority will not accept any
liability in respect of such communication, and the employee responsible will be personally liable for
any damages or other liability arising.
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